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RECOMMENDATIONS: 


HIGH DENSITY RESIDENTIAL DEVELOPMENT STUDY 
ADVISORY COMMITTEE 


REVISED FIRST DRAFT 
(reviewed by Advisory Committee) 


RESOLUTIONS 


Ueppcheat themerty pass a resolution urging the Province to 
modify the Building Code to allow for greater 
flexi bilieyein the conversion of existing buildings to 
new residential and commercial uses, while continuing 
to ensure building safety. 


- this could enhance-the economic viability of older 
Steuccures by, providing for their conversion to new 
uses. For example, single family residences could be 
adapted for office use, and older commercial and 
industrial blocks could be renovated for apartments. 


- the need to meet the standards set out in the 
Building Code, however, frequently increases the 
costs of such conversions, or makes them impossible. 
At present, the Building Code makes no special 
provisions for conversions to commercial uses, and 
while Section 11 relaxes somewhat the standards that 
must be met by conversions to residential use, more 
could be done in this area. 


- background material would be submitted along with 
the resolution. 


mw iInhat che City pass a resolution urging the Province to 
increase levels of funding for subsidized housing, 
especially for the purchase of land and the construction 
of new units, to encourage additional POU ne Of this 
type in the Central Area. 


- This area has the greatest concentration of social 
service agencies and low-skilled employment 
opportunities. Furthermore, the hub of the public 
transit system is in the Central Area. 


- at present, however, high land costs 
the City represent a serious imp 
construction of subsidized housi 


es 


That the City pass a resolution urging the Federal and 
Provincial Governments to create a scheme of tax 
incentives to encourage the rehabilitation of older 
properties, especially those of architectural and/or 
hastornicesalesiaqniticaence. 


- such a scheme would encourage the preservation of 
the existing building stock through SUDSTdtzZing 
renovation expenses to owners. 


= it Should be noted that at the request (Of LACAGe 
Council on December 9, 1986 passed a resolution 
Supporting the aims of the Building Revival 
Coalitions, which include the establishment of 
Federal tax incentives to encourage heritage 
conservation. 


That the City pass a resolution urging the Province 
increase funding for its "Convert-to-Rent" and 
"Renterprise" Programs, along with the various housing 
rehabilitation programs under Provincial jurisdictions 


- the Convert-to-Rent program helps to increase the 
CLrey si stockior rental ainite. 


- the Renterprise program encourages the construction 
of both market rental accomodation and subsidized 


housing unites. a 


~ the Ontario Home Renewal Program (OHRP), the? High 
Rise Rehabilitation Program (HRRP), and the Low 
Rise rehabilitation Program (LRRP) help to conserve 
the existing building stock, while the latter also 
involves an increase in the stock of subsidized 
housing units. 


That the City pass a resolution requesting thateeds 

part of a review of the total property tax structure, 
the Province re-examine the assessment of condominium 
units in multiple residential buildings, in comparision 
to the assessment of rental units in the same type of 
SCrucCEUres:. , 


— at present, the assessment factor applied to 


jominium units is the same as that applied to 
eSingle family homes, even if they are situatéd ina 
multiphke residential buildings (i.e. one with 6+ 
units) .\ What this means is that in the as: sment 
placed on a condomium unit in a multiple 


) Fresiden al building is only 40 & of that 
QO 2 Mental unit with the same market va 
— 


POLICIES 


6. 


That the Central Area Plan include a policy supporting 
in principle increases in the floor area/lot area ratio, 
decreases in setbacks and landscapes, and additional 
commercialvwses, in exchange for: 


(i) lower building heights; 


(11), pumiding scale, setbacks, and design which are 
compatible with existing streetscapes; 


(iii) innovative or energy-efficient design; 


(iV) Geteservation of hemitage buildings soneof 
historical features such as building facades; 


(v) preservation of trees and other landscape 
features; 


(VE)eiiedrcation to the City of open space around 
residential structures, for the development of 
public open spaces; 


(vii) turning over units to a local housing authority, 
; Or providing subsidized housing; 


(viii) providing ground related units suitable for 
families; 


(ix) providing facilities such as day nurseries for 
community use; 


(x) providing more than the minimum number of parking 
Spaces, and allowing public access to the 
additional spaces. 


(xi) providing enclosed parking. 


The granting of bonuses would be at the discretion of 
Council, and would be applied on a Sece-—pby—site basis. 
Furthermore, bonusing guidelines should be incorporated 
into the Central Area Plan (see Recommendation 30). 
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- this recommendation represents a w which the 
City might achieve some of its so Lcy and 
urban design objectives, but witout impo ing 
further restrictions upon development. rthermore, 


Site-by-site 
evelopments can 
ale wh oa they are 


‘d 


the bonusing approach allows.fd 
negotiations, meaning that new 
be tailored to the neighbourhoo 
Situeced. 


7, That the Central Area Plan include a policy supporting 
in principle the provision of off-site parking as an 
alternative to on-site parking; “in cases where te 16 sno 
feasiblesto providesthe latter. 


= @ lack of “on-site parking Ps an 2mooreane impediment 
to the conversion to residential use of downtown 
commercial buildings, and to the conversion to 
residential use of the vacant space above store 
fronts. This recommendation would encourage such 
conversions in cases where the developer can ensure 
a supply of parking nearby. ~ : 


8. That the Central Area Plan includeta poliéy=suppoerei nas 
im principle addvti ona! neighbourhood and pedestrian 
oriented commercial uses in residential areas. 


- such commercial uses would help foster a richer 
Street life, and would help to increase social 
integration. 


9. That the Central Area Plan include a policy supporting 
‘residential intensification (through conversions and 
additions) and infilling, and that these terms be 
defined. . 


- residential intensification and infilling vean 
increase the stock of dwelling units; and "can Help 
to preserve existing buildings through increasing 
the economic feasibility of existing structures wand 
properties. 


- this Report also recommends that housing 
intensification be the subject of a separate 
study (see Recommendation Zaye 


10. That the Central Area Plan include a policy supporting 
the following pattern for multiple residential 
development: 


(1) development on the peripheries of neighbourhoods, 
or else situated on major arterials, shoud 
primarily be high density and medium rise, 

although some high rise should be permitted. 


velopment in the centres of neighbourhe¢ 
situated on major arterials should hb 
Or medium density, and low or medium ris 


ds and 
low 


ete. 
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Furthermore, the Central Area Plan should provide 
definitions of the terms low, medium and high density, 
and low, medium and high rise. This recommendation, 
however, does not imply automatic support for any 
rezoning. 


- this recommendation supports a development pattern 
which recognizes a need for multiple residential 
development of various heights and densities in 
the Central Area, but which also reduces the impact 
of such development upon the interiors of 
neighbourhoods. 


Trace the Central-Avea- Pian include a policy encouraging 
further high density residential development in the 
Downtown Core. 


- additional housing in the Downtown Core is a 
desirable objective, because: 


(i) an increase in the resident population would 
increase the financial viability of retail 
facilities and would increase public safety, 
through ensuring that the Downtown does not 
become desserted in the evening; 


(ii) households without access to private 
transportation benefit from living downtown, 
because of the concentration of employment 
OpPOrLuNnities,, retest facilities’ and’ social 
services in the Downtown, and because the 
Downtown represents the hub of the public 
transportation system; 


(iil) These same factors would decrease the number 
of automobiles other households would need 
Om Owes 


That the Central Area Plan include a policy supporting 
the principle of density transfers from one site to a 
nearby site, as a way to facilitate the preservation of 
a heritage buildings upon the former. 


- densitiy transfers represent one way in which 
buildings Of. hastoricalyand/or archvtectural 
merit may be saved from demolition. 


Li 


14. 


Use 


M64 


That the Central Area Plan include a policy supporting 
in certain cases the development for residential 
purposes of: 


(1) the vacant areas which exist at ground level 
under certain apartment buildings; 


(ii) portions of the landscaped areas of existing 
apartment buildings. 


- these measures would help to increase the housing 
stock, and could also lead to an improvements in 
streetscapes, if new development is compatible 
with existing development. 


That the Central Area Plan include a policy supporting 
the elimination of the side yard requirement in 
Situations where a building on a neighbouring property 
is built out to the lot line, and does not have a window 
of a habitable room facing the subject property, 
provided that any new building is of a scale and height 
compatible with that which is adjacent: 


- this would permit the extention of continuous 
development along a street, thus enhancing exisiting 
streetscapes. 


That the Central Area Plan include a policy In whien 
front yard requirements for structures may be based on 
the setbacks of building in the same block. This would 
apply to new buildings with facades compatible in terms 
of Nei1ght withethe facades: of existing buildings on the 
SLECEU. 


- this would remove the requirement for large Eront 
yards in blocks otherwise occupied by structures 
Situated close to the street, and therefore would 
help create more compatible streetscapes and a more 
urban environment. 


That the Durand Neighbourhood Plan be modified in 
consultation with the Durand Neighbourhood Plan 
Implementation Committee: 


(1) to develop new policies and designations for areas 
currently zoned for high density residential 
development; 


(li) to permit additional neighbourhood-oriented 


commercial uses in the neighbourhood residential 
areas. 


- it is desirable that the Durand Neighbourhood Plan 
reflect, the recommendations coritained in this 
Repori.s. Lm is evident, however, that: consultation 
is necessary, because certain recommendations on 
commercial and high density residential development 
outlined herein are not reflected in the 
Neighbourhood Plan. 


- in the preparation of the Durand Neighbourhood 
Plan; the designation of those parts of “Durand" 
within the "E" Zones was deferred until the 
completion of the High Density Residential 
Development Study. 


17. That established neighbourhood associations be 
circulated proposed zoning arp teats Ons and Committee of 
Adjustment applications. 

- participation by neighbourhood associations 
could reduce confrontations between the community 
and the development industries, and could encourage 
negotiations leading to buildings which are more 
compatible with existing development. 

ZONING 

18. That new multiple residential zoning categories be 
established that would have the following 
characteristics: 

(1) reduced required side and rear yards; 


(ii) front yards related to the setbacks of 
' buildings on adjacent properties; 


(111i) reduced landscaping requirements; 
(iv) no landscaping bonus; 
(v) reduced building height; 


These three zones would have height and density 
provisions in the range of the following: 


Z0ne “his. 4. Storey. MaxamMumy~ 2.0, floor area/lot area 


Facio., 

Zone "B's 6 storey maximum, 3.0 floor area/lot area 
recs0.. 

Zone. Cl 35 bastorey maximum, 440 floor area/lot area 


rat O.. 


These zones may be applied to new areas to be rezoned 
for multiple residential development. Furthermore, 
the owners of Central Area lands within the “"E", 
"hor" “and “B=-G'" Zones would be permitted to develop 
their property in line with the above provisions on 
the following basis: 


(i) lands zoned "E" could be developed according 
to thesstandards of Zone’ "A"; 


(ii) lands zoned "E-1" also could be developed 
according to the standards of Zone "A"; 


(lad) Lands zoned "H-3" could be developed according 
to) Cher Standards of Zone "Ba". 


- this recommendation would permit development which 
is high density, but low or medium rise. Such 
development currently is discouraged by the 
Provisions of the "ER" Zones. 


19. That the Zoning Bylaw be amended to eliminate the 
current requirement that a Class "A" dwelling unit 
created through conversion must have an area of at least 
65M Sq. _ 


- this would encourage the creation of additional 
dwelling units through conversion, thus increasing 
the Central Area housing stock. 


- at present, the 65 m. Sq. standard only applies 
to apartment units created through conversion. This 
Standard does not apply to apartments in new 
buitaings:: 


- the provisions of the Building Code, along with 
market conditions, should be seen to be sufficient 
to determine unit size. 


20. That the Zoning Bylaw be amended to eliminate the 
width requirement for all multiple residential zones, 
in the Central Area, 

- this would permit the creation of one or more 
new Dualding lots 4am the interior of alblock, with 
the only frontage on a public street being the 
required minimum of 4.5 m. (needed for an access 


ili ane ) ° 
= ab ipresemt. it is dittiicult to ereate such pts, 
because ne Mimimum required width (15 m. in the 
E" Zones) must be achieved within 9 m. of a public 


street. This means that in cases where separate 
lots are maintained around the periphery of a block, 


ie 


Zar 


some of these lots must have a depth of less than 
Chis 2 m4 figure, Thus, the development of the 
interior Ofva bleck «currently .dnily is possible where 
that area is part of a lot with extensive frontage 
on a public street. 


That the Zoning Bylaw be amended to reduce the minimum 
required 0b size to 360 m. sqm-for all -résidential 
Z0neGsS within the ‘Central Area, ~ 


— the present. minimum required lot sizes (e.q. 450 m. 
So-s In the. "E=3" Zone) prevents the creation of new 
lots of a size currently occupied by many row houses 
and small single family homes in the Central Area. 
This measure therefore would permit the construction 
of housing of a type and scale compatible with much 
existing development. 


- furthermore, this measure would increase the number 
of cases where the rear portions of existing lots 
could be legally severed, through reducing the 
required size of the the front portions. othe 
severed portions then could be used as separate 
building bers (if greater than 360 m. sq.) mor else 
could be assembled to create a new building lot in 
the centre of the block (see Recommendation 20). 


That the Zoning Bylaw be amended to permit a portion 
of the landscaped area to be situated on rooftops or 
terraces. 


- allowing landscaping in areas other than at grade 
would permit more intensive urban development, while 
retaining the same amount of greenspace. 


OTHER REGULATIONS 


fee 


Thatyas pare. of the site: plan. approval, process, 

a brief impact statement be employed, for the 
purpose of reviewing the impact of new multiple 
residential developments in the Central Area, with 
Pegaras 0% 


(a) st reeuscape, Compatibility (building heights; 
fronteand, side. yard setbacks etc); 


(2) shadow scasting: 
(1252), wind, effects; 
(iv) views and vistas; 


7) Meat Lee: 


ES tee 


- this recommendation would make both the developer and 


the City aware of the urban design issues associated 
withva particular project. Any negotiations. — 
subsequently could proceed on the basis of this 
information. 


DEPARTMENT INITIATIVES 


24, 


25.6 


PAS 


That the Planning Department carry out a housing 
intensification study; (with special empmasis cf the 
Central Area (see also Recommendation 9). 


- such a study would investigate ways in which the 
Zoning Bylaw and other City regulations could be 
modified to increase the number of dwelling units 
created through: ; 


(i) the subdivision of existing dwelling units; 
(ii) adding onto existing residential structures; 
(Lili) converting the vacant space above storefronts; 


(iv) converting commercial, industrial and 
institutional “buildings co residential sen 


(v) other housing intensification initiatives. 


- housing intensification represents a way in which 
the housing stock may be increased without requiring 
the demolition’ of existing strucures:. 


That the Planning Department review the home occupations 
permitted in the residential zones within the Central 
Area, for the purpose of achieving a greater variety of 
such uses. 


- increasing the variety of home occupations permitted 
in residential areas would help to widen the variety 
of services available outside of commercial areas, 
and would encourage housing preservation by allowing 
a greater variety of uses. 


That the Planning Department review the variety of 
commercial uses permitted in the "E" Zones, the type 

of structures in which such uses are permitted, ana the 
types of conversions which may be permitted, for the 
purpose of increasing the amount of commercial activity. 


- neighbourhoods characterized by a mixture of 
commercial and residential uses tend to be more 
vibrant, and to be characterived by @ Ntgner Tevet 
OF Social Antegracicr. 
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- however, only a narrow range of commercial uses 
currently are permitted in the "E" Zones, and 
these are limited to the ground floors of large 
multiple residential Structures. The only exception 
POwe heii pie "E-1" Zone, where commercial uses 
also are permitted on the Ground EHOers=<6f Converted 
dwellings. 


That the Planning Department review the parking 
situation in the Central Area, for the purpose of 
determining whether the current parking standard for 
multiple residential structures in the Central Area is 
appropriate. 


= at present, tnere 1S “an Ton-streetaparking problem 
in certain parts of the Central Area. It is unclear, 
however, .whether thervcurrent reduction in the 
parking requirement for multiple residential 
buildings in the Central Area is a contributing 
Lactor. 


That ‘the Planning Department review the "Cash-in-lieu- 
of-parking" Program, for the purpose of determining 
whether the program should be extended to residential 
development. : 


- This extention of the program would encourage 
residential development in cases where it is not 
feasible to provide sufficient parking (e.g. 
converted commercial buildings in the downtown). 
In exchange for cash payments, the City could 
provide the necessary parking, either in surface 
Lots, s0rcins parking structures. “For this 
recommendation to work, it would be necessary to 
ensure that parking financed through a residential 
cash-in-lieu program is situated in the vicinity of 
the related residential development. 


That the Planning Department review the regulations 
associated with the Zoning categories found in the 
Downtown Core and develop new incentives, for the 
purpose of encouraging more housing in that part of 


the City. 


- additional housing in the Downtown Core is seen 
mo be a desirable objective. At present,. however, 
the provist tons oLithe “E" ands ’HL™ Zones impose 
strict limitations upon residential development in 
mixed use buildings, and prohibit many forms of 
housing, including multiple residential structures. 
Moreover, tne i’ 0's and “Jun) Zones jepsepgnMe ive. 
regi dental qises alrogether. 


BOR 
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That the Planning Department prepare guidelines for the 
operation of the bonusing system which this Report 
recommends be incorporated into the Central Area Plan 
(see Recommendation 6). These guidelines would be used 
as a basis for decisions by the Committee of Adjustment 
endaCouncr i. 7» 


- the establishment of a bonusing system, in which a 
developer would be offered an increase in the 
permitted floor area/lot area ratio, reduced 
setbacks and/or reduced landscaping in exchange for 
certain concessions represents a way for the City 
to achieve some of its social policy and urban 
design objectives. At the same time, however, such 
a system would have to be devised carefully and 
implemented with caution, to ensure that the City 
does not give up too much in exchange for Little: 


That the Planning Department conduct a@ study for the 
purpose of establishing shadow casting and wind effect 
guidelines, and to determine the height and scale of 
buildings to which these guidelines should apply. 


- this study would lead to guidelines that would 

' help produce development that minimizes shadow and 
wind effects upon nearby properties and public 
areas. 


That the Planning Department identify those key natural 
and manmade features the views of which are worthy of 
preservation. The study should also identify the "view 
corridors" associated witht these features, and should 
produce guidelines that would encourage appropriate 
development within these corridors. 


- this study would encourage development which 
preserves important views within the Central 
Area. 


That the Planning Department and citizen committees 
consider the need for more high density housing in the 
preparation of the neighbourhood plans for Corktown, 
Central, Beasley, North End East and North End West. 


- if the recommendations in this report and the 
housing policies of the Central Area Plan are to 
be implemented, they should be reflected in these 
neighbourhood plans. 


- involvement by citizen committees represents one way 
to increase the stock of land. available fon high 
density housing without Stimulating stonitveant 
community Opposition, 


=I = 


CITY DEVELOPMENT INITIATIVES 


34. 


That the City expand the current Development Incentives 
Program, by preparing additional planning briefs for 
publicly owned underutilized lands in the Central Area, 
fom the purpose of developing those lands for housing. 


- at present, there is a significant amount of land 
in the Central Area which is lying vacant, or, more 
commonly, being used for parking. A number of 
these sites would be appropriate for high density 
housing. Such sites could be sold to private 
developers, with a commitment that the resulting 
developments would help meet some of the CiEviis 
Social policy and urban design objectives. Any 
reductions to the stock of public parking could be 
met through the construction of parking structures 
on other sites, or through the incorporation of — 
public parking into the developments in question. 


- a pilot project by the Development Incentives 
Sub-Committee currently is examining the block 
bounded by Queen, Peter, Hess and Napier Streets. 


- the recently approved Central Business District 
study will provide further guidance in this area. 


APPROACHES TO PROPERTY OWNERS 


So5 


That the owners of the property shown on Map 3 be 
approached with the objective of modifying the zoning in 
order to encourage new development which would be in 
character with existing development, on the following 
basis: 


(1) the Durand Neighbourhood Plan Implementation 
Committee should be responsible for approaches in 
the Durand Neighbourhood; 


(ii) a pilot project should be selected by the Durand 
Neighbourhood Plan Implementation Committee; 


(iii) the possibility of establishing a heritage 
district should be considered; 


(iv) the right of the owners of adjacent properties to 
build up to the heights to which they are now 
entitled would not be affected. 
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- this recommendation would encourage rezonings that 
would encourage the preservation of historical 
structures and streetscapes, but that do not require 
the City to rezone private property against the will 
of the owner. ; 


36. That the City increase the awareness of the owners of 
large underutilized parcels of land in the Central Area 
regarding the fact that thé City supports the 
development of many such sites for high density housing, 
and is willing to adopt a flexible approach to 
development in order to meet this objective. 


- it is possible that certain parcels have not been 
developed for high density housing because the 
existing Neighbourhood Plans and the Zoning Bylaw 
discourage or prohibit this use, and as a result 
the owner has come to the conclusion that the City 
would not support residential development upon 
them. 


STAFF 


37. That sufficient staff be made available to undertake 
the initiatives outlined in, this report, and to speed 
up the processing of development applications. 


- it is essential to have the necessary personnel to 
implement the recommendations of this report, sand 
to ensure that residential development is not 
slowed down due to staff shortages in City Hall. 


